
GOVERNMENT OF THE DISTRICT OF COLUMBIA 
BOARD O F  ZONING ADJUSTMENT 

Application No. 13985, of St, Andrews Ukranian Orthodox 
Church, pursiiant to Sub-section 8 2 G 3 . 2  and Paragraph 8207.11 
of the Zoninq Regulations, for a special exception under 
Paragraph 3101.42 to use a l l  floors and basement of the 
subject premises as a secondary school for sixty-five 
students and eight teachers and for variances from the 
prohibition aqainst required parking spaces not being 
accessible at all times directly from streets or alleys 
(Sub-section 7 2 0 6 . 4 1 ,  from the prohibition against an access 
aisle neasuring less than fourteen feet in width 
(Sub-section 7 2 0 6 . 5 )  and from the prohibition against 
parking spaces being located within three feet of a side lot 
line (Paragraph 7205.122) to provide nine off-street parking 
spaces, or in the alternative a variance from the parking 
requirements to provide no off-street parking (Sub-section 
7202.1) in an R-1-€3 District at premises 4142 - 16th Street, 
N.W.  I (Square 2654, Lot 34) 

F I N D I N G S  OF FACT: 

1. The subject site is located at t h e  southwest 
corner of the intersection of 16th Street and B f a g d e ~  
Avenue, N.W. and is known as premises 4842 16th Street, N.W. 
It is in an R-1-€3 District, 

2. The area in which the subject property is located 
conrains buildings with a mixture of uses. Within 100 feet 
of the property on Blagden Avenue, in addition to resi- 
dences, is the Zion Baptist Church, a day care center and a 
branch of the Metropolitan Pol i ce  Boy's Club. In addition, 
there are numerous churches along Sixteenth Street, in the 
irmediate vicinity of the property, Sixteen Street is a 
main corridor for traffic in and out of the District of 
Columbia 

3. The subject property is irregularly shaped, and 
almost triangular. The site s l o p e s  approximately eight feet 
from 16th Street to Blagden Avenue. 

4. The subject property is improved by a large four- 
story strEcture with P stucco facade con-taiping approximate- 
ly 8,700 square feet of usable space. The  site also con- 
tains a paved area to the south side arid rear of the 



e x i s t i n g  s t r u c t u r e  which p r e s e n t l y  p r o v i d e s  p a r k i n g  f o r  
t h r e e  v e h i c l e s ,  

5 .  The s u b j e c t  b u i l d i n g  w a s  c o n s t r u c t e d  i n  t h e  1920's 
a s  a s i n g l e  f a m i l y  d w e l l i n g .  !Tore t h a n  t h i r t y  y e a r s  a g o ,  it 
was s o l d  t o  t h e  H a i t i a n  Government f o r  use a s  a n  embassy.  
Approx ima te ly  twenty- f  i ve  y e a r s  ago it was p u r c h a s e 2  by S t ,  
Andrews Ukran ian  Or thodox Church I which  h a s  u s e d  t h e  
p r e m i s e s  a s  a c h u r c h .  The p r o p e r t y  h a s  n o t  been  u s e d  as  a 
p r i v a t e  s i n g l e  f a m i l y  r e s i d e n c e  f o r  more t h a n  t h i r t y  y e a r s .  

6 .  The s u b j e c t  lnui id . ing i s  p r e s e n t l y  i n  poor p h y s i c a l .  
c o n d i t i o n .  The s t u c c o  f a c a d e  i s  d e t e r i o r a t i n g  r a p i d l y .  The 
r o o f  i s  i n  need  o f  r e p a i r ,  The windows a re  i n  p o o r  c o n d i -  
t i o n .  The e l e c t r i c a l  s y s t e m  r:eeds r e w i r i n g .  The second  
i n t e r i o r  s t z i r c a s e  n e e d s  t o  be f i . r e  p r o o f e d .  

? .  The a p p l i c a n t  p r o p o s e s  t o  s e l l  t h e  b u i l d i n g  to 
Somerse t  S c h o o l ,  a p r i v a t e  non-denomina t iona l  s e c o n d a r y  
s c h o o l ,  which would make t h e  n e c e s s a r y  r e p a i r s  and  r eno-  
v a t i o n s  and u s e  t h e  b u i l - d i n g  f o r  i t s  s c h o o l .  The s a l e s  
p r i c e  t o  Somerse t  Schoo l  i s  $ 2 5 0 , 0 0 0 ,  which i s  less  t h a n  t h e  
v a l u e  e s t a b l i s h e d  bv two a p p r a i s a l s  of t h e  p r o p e r t y  made by 
i n d e p e n d e n t  a p p r a i s e r s .  The c o n t r a c t  t o  p u r c h a s e  i s  s u b j e c t  
t o  a p p r o v a l  by t h e  Board of Zoning Ad jus tmen t  of t h e  r e l i e f  
s o u g h t  

8 .  A p r i v a t e  s c h o o l  i s  p e r m i t t e d  i E  app roved  by the 
BZA. P a r a g r a p h  3101 a 4 2  o f  t h e  Zoning R e g u l a t i o n s  p r o v i d e s  
t h a t  s u c h  a s c h o o l  i s  p e r n i t t e d  i f  t h e  Board d e t e r m i n e s  
t h a t  : 

"3101.421 I t  i s  so l o c a t e d  t h a t  it i s  n o t  l i k e l y  t o  
become o b j e c t i o n a b l e  t o  a d j o i n i n g  arid n e a r h y  p r o p e r t y  
b e c a u s e  o f  n o i s e ,  t r a f f i c ,  number of s t u d e n t s ,  o r  
o t h e r w i s e  o b j e c t i o n a b l e  c o n d i t i o n s ;  

3 1 0 1 . 4 2 2  Ample p a r k i n g  s p a c e ,  b u t  n o t  Less t h a n  t h a t  
r e q u i r e d  i n  A r t i c l e  7 2  o f  t h e s e  r e g u l a t i o n s ,  i s  
p r o v i d e d  t o  accommodate t h e  s t u d e n t s ,  t e a c h e r s ,  and 
v i s i t o r s  l i k e l y  t o  come t o  t h e  s i t e  by a u t o m o b i l e , "  

9, S u b - s e c t i o n  7 2 0 2 . 1  of t h e  Zoning R e g u l a t i o n s  
r e q u i r e s  a i u n i o r  h i g h  s c h o o l  t o  p r o v i d e  two p a r k i n g  s p a c e s  
f o r  e a c h  t h r e e  t e a c h e r s  and  o t h e r  employees ,  A h i q h  s c h o o l  
i s  r eqv , i r ed  t o  p r o v i d e  two s p a c e s  for e a c h  t h r e e  t e a c h e r s  
plus one  f o r  e a c h  t w e n t y  classroom sea t s  o r  one  f o r  e a c h  t e n  
a u d i t o r i u n  s ea t s ,  w h i c h e v e r  i s  g r e a t e r ,  Rased upon t h e  
number of s t u d e n t s  and  f a c u l t y  a t  Somerse t  S c h o o l ,  n i n e  
p a r k i n q  s p a c e s  are r e q u i r e d  t o  be p r o v i d e d .  

10. The a p p l i c a n t  s e e k s  v a r i a n c e s  f rom t h e  p r o h i b i t i o n  
a g a i n s t  r e q u i r e d  p a r k i n g  s p a c e s  not b e i n g  access ib le  a t  all 
t i m e s  d i r e c t l y  f rom s t r e e t s  o r  a l l e y s  ( S u b - s e c t i o n  7206.4) 
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 fro^ t h e  p r o h i b i t i o n  a g a i n s t  an  access a i s l e  m e a s u r i n g  less 
t h a n  f o u r t e e n  f e e t  i n  w i d t h  ( S u b - s e c t i o n  7206,5) and  from 
t h e  p r o h i b i t i o n  a g a i n s t  p a r k i n g  spaces b e i n g  located w i t h i n  
t h r e e  f e e t  o f  a s i d e  l o t  line ( P a r a g r a p h  7 2 0 5 . 1 2 2 )  o r  ir 
t h e  a l t e r n a t i v e  a v a r i a n c e  f r o m  t h e  pa rk ing  r e q u i r e m e n t s  t o  
p r o v i d e  no o f f - s t r e e t  p a r k i n g  ( S u b - s e c t i o n  7202.1) L1 

11. The S c h o o l  p r e s e n t l y  h a s  a t G t a l  of  s i x t y - f i v e  
s t u d e n r s  and  e i g h t  f a c u l t y  nem?xrs. Somerse t  S c h o o l  d e s i r e s  
to r ema in  a p p r o x i m a t e l y  t h e  same s i z e  as it h a s  been f c r  t h e  
p a s t  several  y e a r s  and d o e s  n o t  F r o j e c t  a f u t u r e  i n c r e a s e  i n  
t h e  number o f  s t u d e n t s  o r  f a c u l t y .  

1 2 .  S c h o o l  h o u r s  are f rom 9.00  A-M,?, u n t i l  3 . 3 0  P e T T m J  
€Iondays t h r o u g h  F r i d a y s  d u r i n g  t h e  sckoel  y e a r ,  e x c e p t  f o r  
no rma l  s c h o o l  h o l i d a y s .  During t h e  months  o f  J u l y  an< 
August  I t h e  s c h o o l  ~1.11 have  a p p r o x i m a t e l y  t h i r t y  summer 
s c h o o l  s t u d e n t s  a n d  f o u r  f a c u l t y  members who w i l l  a t t e n d  
s c h o o l  f rom 9:QO A.M. u n t i l  1 - 0 0  P.M.,  l\Tonday t h r o u g h  
I ' r idavs .  Dur ing  b o t h  t h e  no rma l  s c h o o l  y e a r  and  d u r i n g  
summer s c h o o l ,  s t u d e n t s  w i l l  a r r ive  a t  s c h o o l  s h o r t l y  b e f o r e  
9 : o o  A.M.  

13. The s u b j e c t  b u i l d i n g  h a s  f i f t e e n  rooms, t h r e e  
k i t c h e n s  arid numerous ba th rooms  A n  a s sembly  rccm h o l d s  
a p p r o x i m a t e l y  e i g h t y  p e r s o n s ,  Somerse t  S c h o o l ' s  n e e d s  f o r  
s e v e n  classrooms, a r e c r e a t i o n  room, a s sembly  room and two 
o f f i c e s  c o u l d  be accommodated w i t h i n  t h e  e x i s t i n g  c o n f i g u r a -  
tion?, 

1 4  The a p p l i c a n t  s rea l  e s t a t e  w i t n e s s  t e s t i f i e d  t h a t  
t h e  s u b j e c t  b u i l d i n g  w a s  l i s t e d  for s a l e  as  a p r i v a t e  
r e s i d e n c e  f o r  a p p r o x i m a t e l y  s i x  months p r i o r  t o  i t s  p u r c h a s e  
by Somerset School, Dur ing  t h a t  t i m e ,  no s s r i o u s  i n d i v i d u a l  
r e s L d e n t i a l  users showed i n t e r e s t  i n  p u r c h a s i n g  t h e  p r o p e r -  
t y .  Dur ing  t h a t  p e r i o d ,  no s e r i o u s  i n t e r e s t  i a i  t h e  p r o p e r t y  
was shown by embassies, most e m b a s s i e s  now l o c a t i n g  i n  o t h e r  
s e c t i o n s  of t h e  c i t y .  I n  a d d i t i o n ,  e x c e p t  F o r  some c h u r c h  
g ~ o u p s ,  no  o t h e r  o r g a n i z a t i o n  was i n t e r e s t e d  i n  a use f o r  
t h e  p r o p e r t y  p e r m i t t e d  as  a m a t t e r - o f - r i g h t  i n  a n  R-1-B 
D i s t r i c t .  A l though  c h u r c h e s  looked a t  t h e  p r o p e r t y ,  no 
c h u r c h e s  made o f f e r s  on t h e  p r o p e r t y .  The b u i l d i n g  i s  too 
e x p e n s i v e  t o  p u r c h a s e  and m a i n t a i n  f o r  riost small  c h u r c h  
g r o u p s .  T h e  b u i l d i n q  i s  t o o  s m a l l  €OK l a r g e  c h u r c h e s ,  The 
c o s t  o f  h e a t i n g  i s  $ 8 , 0 0 0  per y e a r .  I t  would t a k e  a p p r o x i -  
n a t e l y  $ 1 5 0 , 0 0 0  t o  c o n v e r t  t h e  builC7,ing t o  r e s i d e n t i a l  u s e .  

15.  The u s e  o f  t h e  p r o p e r t y  a s  t h e  Somerse t  S c h o o l  i s  
n o t  l i k e l y  t o  become o b j e c t i o n a b l e  t o  t t d j o i n i n g  and n e a r b y  
p r o p e r t y  b e c a u s e  of n o i s e .  The School was previously 
l o c e t e d  f o r  a p e r i o d  of a p p r o x i m a t e l y  ten y e a r s  i n  t h e  
e d u c a t i o n a l  wing of  t h e  Chevy Chase P r e s b y t e r i a n  Church a t  
Chevy Chase C i r c l e  i n  t h e  D i s t r i c t  of Columbia. Dur ing  t h a t  
p e r i o d  of t i m e ,  n e i t h e r  t h e  Church n o r  the n e i g h b o r s  w e r e  
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d i s t u r b e d  by n o i s e  from t h e  School .  KO c o n p l a i n t s  w e r e  
r e c e i v e d  by t h e  School .  Somerset  c l a s s e s  on t h e  s u b j e c t  
p r o p e r t y  w i l l  b e  c a z d u c t e d  i n d o o r s  e x c e p t  f o r  p h y s i c a l  
e d u c a t i o n  which w i l l  be  conducted  i n  t h e  f i e l d s  a t  1 6 t h  s;cd 
Kennedy S t ree ts ,  two b l o c k s  away. A l l  windows of t h e  
s t r u c t u r e  w i l l  be  doub le  i n s u l a t e d .  The iise o f  t h e  p r o p e r t y  
a s  Somerset  School  i s  n o t  l i k e l y  t o  become o b j e c t i o n a b l e  t o  
a d j o i n i n g  and  nearby  p r o p e r t y  because  o f  t r a f f i c .  No 
e v i d e n c e  has been p r e s e n t e d  t h a t  t r a f f i c  i n  t h e  are2 would 
be a f f e c t e d  i n  any way. S i x t e e n t h  S t r e e t  i s  s e r v e d  by f i v e  
Metrobus r o u t e s  w i t h  a bus  s t o p  i n  t h e  same b l o c k  as t h e  
p r o p e r t y .  Approximately f i v e  s t u d e n t s  will w a i l c  t o  s c h o c l .  
Some w i l l  t a k e  p u b l i c  t r a n s p o r t a t i o n .  There w i ; l  b e  no 
s u b s t a n t i a l  d i f f e r e n c e  i n  ?he numbers of s t u d e n t s  and 
f a c u l t y  t r a v e l l i n g  t o  t h e  school i n  motor v e h i c l e s  from 
t h o s e  t r a v e l l i n g  to t h e  e x i s t i n g  l o c a t i o r  OF: t h e  s c h o o l  a t  
Chevy Chase C i r c l e .  I n  a d d i t i o n ,  t h e  e x i s t e n c e  of a c i r c u -  
l a r  dr iveway on t h e  1 6 t h  S t r e e t  s i d e  OF t h e  p r o p e r t y  p e r n i t s  
t h e  d i s c h a r g e  and p ick-up  of  s t u d e n t s  w i t h o u t  i n ' cc r f e r ing  
w i t h  t h e  flow o f  t r a f f i c  on 1 6 t h  S t ree t .  

1.7. The use  of t h e  propertly as  t h e  Scmerse t  School  i s  
n o t  l i k e l y  t o  become o b j e c t i o n a b l e  t o  a d j o i n i n g  ar-d nearby  
p r o p e r t y  because  of t h e  number of s t u d e n t s  a t t e n d i n g  t h e  
s c h o c l .  The l a r g e  b u i l d i n g  OF 3 , 7 0 0  s q u a r e  f e e t  w i l l  
a d e q u a t e l y  h o l d  s i x t y - f i v e  s t u d e n t s  and e i g h t  f a c u l t y  
members i n  i t s  f i f t e e n  roons .  A d d i t i o n a l l y ,  a s  h e r e t o f o r e  
s t a t e d ,  a l l  c lasses  w i l l  be conducted  i n s i d e  t h e  b u i l d i n g  
e x c e p t  p h y s i c a l  e d u c a t i o n  I which w i l l  b e  conducted  a t  t h e  
f i e l d s  a t  1 6 t h  S t r e e t  and Kennedy S t r e e t s ,  N.'c;s. There  i s  no 
e v i 2 e n c e  t h a t  t h e  s t u d e n t s  w i l l  i n  any way d i s r u p t  t h e  
neighborhood.  

1 8 .  The u s e  of t h e  p r o p e r t y  a s  the Somerset  School i s  
n o t  l i k e l y  t o  become o b j e c t i o n a b l e  t o  a d j o i n i n g  and  nearby  
p r o p e r t y  because  of t r a s h  o r  any o t h e r  o b j e c t i o n a b l e  con-  
d i t i o n s .  There will b e  no food s e r v i c e  a t  t h e  School .  The 
o n l y  t r a s h  w i l l  come from lunch  bags  a n d  cormal  s c h o o l  
t r a s h ,  which w i l l  b e  d e p o s i t e d  i n  t h r e e  s u p e r c a n s  l o c a t e d  i n  
t h e  e x i s t i n g  a r c a d e  under  t h e  first. f l o o r  k i t c h e n  and 
s e r v i c e  area.  There i s  i n s u f f i c i e n t  waste p a p e r  g e n e r a t e d  
by t h e  s c h o o l  t o  j u s t i f y  a dumpster ,  The s u p e r  c a n s  will b e  
handled  by a comnlercial h a u l e r .  T h i s  a r e a  w i l l  be  s c r e e n e d .  
The o n l y  problem Somerset  School  h a 2  w i t h  t r a s h  d u r i n g  i t s  
t e n  y e a r s  a t  Chevy Chase P r e s b y t e r i a n  Church w a s  one corn- 
p l a i n t ,  which was q u i c k l y  c o r r e c t e d  when t h e  Sckool  was made 
aware of t h e  problem. 

1 9 .  The i r r e g u l a r  shape  aria s l o p e  o f  t h e  s i t e ,  p l u s  
t h e  l a r g e  s i z e  of t h e  b u i l d i n g  on t h e  l o t  r e s t r i c t s  t h e  
ncnber  of p a r k i n g  s p a c e s  a v a i l a b l e  OR t h e  s i t e  t o  t h r e e  
w i t h o u t  a v a r i a n c e .  I t  i s  n o t  p o s s i b l e  t o  p r o v i d e  p a r k i n g  
ir, t h e  b u i l d i n g .  The a F p l i c a n t  t h e r e f o r e  s e e k s  a v a r i a n c e  
from Suh-sec t ion  7 2 0 2 . 1  t o  d i s p e n s e  w i t h  t h e  r e q u i r e m e n t  f o r  
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a d d i t i o n a l  p a r k i n g  on t h e  s i t e .  As an  a l t e r n a t i v e ,  t h e  
a p p l i c a n t  seeks a v a r i a n c e  a l l o w i n g  A n  i n c r e a s e  i n  t h e  s i z e  
o f  t h e  e x i s t i n g  p a r k i n g  crea t o  accommodate f i v e  v e h i c l e s  
w i t h  a w d i v e r  o f  t h e  o t h e r  f o u r  r e q u i r e d  p a r k i n g  s p a c e s ,  A 
t h i r d  a l t e r n a t i v e  would b e  t o  i n c r e a s e  t h e  s i z e  o f  t h e  
p a r k i n q  a rea  t o  p e r m i t  n i n e  v e h i c l e s  t o  s t a c k  p a r k ,  Such 
p a r k i n g  would r e q u i r e  a v a r i a n c e  from t h e  i n g r e s s  and  e g r e s s  
r e q u i r e m e n t s  of S u b - s e c t i o n  7206*4 and t h e  f o u r t e e n  f o o t  
wide  a i s l e  r e q u i r e m e n t s  o f  S u b - s e c t i o n  7 2 0 6 , 5  a s  w e l l  a s  t h e  
t h r e e  f o o t  s i d e  l o t  l i n e  r e s t r i c t i o n s  of  S u b - s e c t i o n  
7205,122.  

2 0 .  bJ i th in  two b l o c k s  of t h e  s u b j e c t  p r o p e r t y  i s  t h e  
Gar te r  Baron p a r k i n g  l o t ,  which  p r o v i d e s  a r lc ing  f o r  1 r. 0 0 0  
ca r s .  Many of t h e s e  s p a c e s  l i e  w i t h i n  8 0 0  f e e t  o f  t h e  
s u b j e c t  p r o p e r t y .  Accord ing  t o  t h e  A c t i n g  S u p e r i n t e n d e n t  of 
Rock Creek  P a r k  , who a d m i n i s t e r s  C a r t e r  Baron ,  a s  s e t  f o r t h  
i n  E x h i b i t  N o .  33 o f  t h e  r e c o r d ,  t h e  l o t  i s  u n d e r u t i l i z e d  
and  h a s  ample s p a c e  t o  accommodate a l l  of t h e  Somerse t  
S c h o o l ' s  p a r k i n g  n e e d s .  The a p p l i c a n t  c o u l d  n o t  s e e k  a 
s p e c i a l  e x c e p t i o n  u n d e r  S u b - s e c t i o n  7205.3 t o  l o c a t e  t h e  
r e q u i r e d  a c c e s s o r y  p a r k i n q  o f f  t h e  s i t e  b e c a u s e  t h e  N a t i o n a l  
P a r k  S e r v i c e  c o u l d  n o t  p r o v i d e  t h e  S c h o o l  w i t h  a p e r p e t u a l  
ag reemen t  t o  make i t s  s p a c e s  a v a i l a b l e .  No more t h a n  s i x  
f a c u l t y  m e m b e r s  and  s i x  s t u d e n t s  w i l l  d r i v e  t h e i r  cars  t o  
s c h o o l  and  r e q u i r e  p a r k i n g .  

2 1 .  The Somerse t  S c h o o l  w i l l  r e q u i r e  a l l  s t u d e n t s  and 
f a c u l t y  who d r i v e  t o  s c h o o l  t o  p a r k  a t  C a r t e r  Baron .  
S t i c k e r s  w i l l  be i s s u e d  t o  t h o s e  who d r i v e ,  i d e n t i f y i n g  
t h e i r  a s s o c i a t i o n  w i t h  t h e  S c h o o l .  Those p e r s o n s  who 
v i o l a t e  t h e  r u l e  w i l l  be d i s c i p l i n e d .  

2 2 .  Somerse t  S c h o o l  w i l l  p e r m i t  o n l y  two s c h o o l  v a n s  
t o  p a r k  on t h e  p r o p e r t y  i t s e l f .  One s p a c e  w i l l  be a l l o c a t e d  
t o  v i s i t o r  p a r k i n g .  

23 .  Somerse t  S c h o o l  w i l l  p r o v i d e  and m a i n t a i n  h e d g e s  
a round  t h e  p r o p e r t y  i n  s u c h  a manner t h a t  w i l l  p r o v i d e  
maximum s c r e e n i n q  from t h e  p a r k i n g  a r e a  as showr, in t h e  s i t e  
p l a n  s u b m i t t e d .  The s i t e  p r e s e n t l y  h a s  a number of m a t u r e  
t rees  and  o t h e r  e x i s t i n q  l a n d s c a p i n g .  The less  p a r k i n g  
r e q u i r e d  on t h e  p r o p e r t y ,  t h e  more o f  t h e  e x i s t i n g  g r e e n  
s p a c e  c a n  be m a i n t a i n e d .  

2 4 .  Adv i so ry  Neighborhood Commission 4-@, by ' let ter 
d a t e d  3ul.i. 1 2 ,  1 9 8 3 ,  recommended t h a t  t h e  a p p l i c a t i o n  b e  
approved .  The AN@ r e p o r t e d  t h a t  t h e  a p p l i c a t i o n  w a s  d i s -  
c u s s e d  a t  f o u r  d i f f e r e n t  ANG m e e t i n g s  Somerse t  S c h o o l  
a p p e a r e d  a t  e a c h  m e e t i n g  and  p r e s e n t e d  i t s  p o s i t i o n  and  
answered  q u e s t i o n s .  Opponents  of t h e  a p p l i c a t i o n  a l s o  
a p p e a r e d  and  r e p o r t e d  t h e i r  v i e w s  a t  t h o s e  m e e t i n g s .  The 
ANC r e p o r t e d  t h a t  it was of t h e  o p i n i o n  t h a t  t h e  S c h u o l  
would n o t  have  a n  adverse impac t  on t h e  immedia te  a r ea ,  The 
Roard c o n c u r s  w i t h  t h e  ANC recommendat ion.  
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2 5 .  P e r s o n s  t e s t i f i e d  at. t h e  p u b l i c  h e a r i n g  and  t h e r e  
were l e t t e r s  of r e c o r d  i n  f a v o r  of t h e  a p p l i c a t i o n  b a s e d  on 
t h e  e x c e l l e n t  r e c o r d  t h e  Scliool had i n  t h e  f i e l d  of educa-  
t i o n .  

26- The Nor thwes t  Boundary C i v i c  A s s o c i a t i o n  anti t h e  
C a r t e r  Raron E a s t  C i t i z e n s  Assoc i - a t ion  rccommended t h a t  t h e  
a p p l i c a t i o n  be approved .  They a d v i s e d  t h a t  b o t h  Asso- 
c i a t i o n s  had h e l d  m e e t i n g s  w i t h  t h e  a p p l i c a n t  i n  which  t h e  
p l a n s  f o r  t h e  S c h o o l  were t h o r o u g h l y  d i s c u s s e d .  Both 
o r g a n i z a t i o n s  were o f  t h e  o p i n i o n  t h a t  t h e  S c h o o l  would b e  
an asse t  t o  t h e  ne ighhorhood .  The C a r t e r  3aron E a s t  
C i t i z e n s  A s s o c i a t i o n  r e q u e s t e d  t h a t  t h e  o p e r a t i o n  of t h e  
s c h o o l  be l i m i t e d  t o  t h e  Somerse t  s c h o o l  and  i t s  p r o p o s e d  
o p e r a t i o n .  The Board c o n c u r s .  

2 7 .  Four  p e r s o n s  t e s t i f i e d  i n  o p p c s i t i o n  t o  t h e  
a p p l i c a t i o n .  The Rock Creek  E a s t  Neighborhood League ,  i n c .  
a l s o  opposed  t h e  a p p l i c a t i o n .  The League a l s o  s u k m i t t e d  a 
p e t i t i o n  i n  o p p o s i t i o n  t o  t h e  a p p l i c a t i o n  b a s e d  on t h e  
g r o u n d s  t h a t  t h e  s i g n e r s  of  t h e  p e t i t i o n  were opposed t o  a l l  
u s e s  of t h e  s u b j e c t  s i t e  o t h e r  t h a n  a s i n g l e  f a m i l y  d e t a c h e d  
r e s i d e n c e .  The o p p o s i t i o n  a rgued  t h a t  t h e  immedia te  n e i g h -  
borhood w a s  s a t u r a t e d  w i t h  c h u r c h e s ,  s c h o o l s  and  o t h e r  
o r g a n i i a t i o n s .  Such numbers w e r e  a n  i n t r u s i o n  i n t o  a 
ne ighborhood of r e s i d e n c e s  and were c h a n g i n g  t h e  c h a r a c t e r  
of t h e  ne ighborhood ,  The o p p o s i e i o n  f u r t h e r  d r g u e d  t h a t  t h e  
S c h o o l  c o u l d  n o t  r e l y  upon p a r k i n q  b e i n g  a v a i l a b l e  a t  C a r t e r  
Raron e t e r n a l l y .  Tha t  site c o u l d  b e  d e v e l o p e d  and  t h e  
S c h o o l  would t h e n  t u r n  t o  khe n e i g h b o r i n g  s t r e e t s  for 
r e l i e f ,  L a s t l y ,  t h e  o p p o s i t i o n  a r q u e d  t h a t  t h e y  fearec3 t h a t  
t h e  S c h o o l  would becone a community c e n t e r  w i t h  many 
o r g a n i z a t i o n s  u s i n g  i t s  f a c i l i t i e s  and  t h u s  c r e a t i n g  a 
f u r t h e r  i n t r u s i o n  i n t o  a r e s i d e n t i a l  corimunity 

2 8 ,  One o f  tlie f o u r  p e r s o n s  t e s t i f y i n g  i n  o p p o s i t i o n  
t o  t h e  a p p l i c a t i o n  was t h e  owner o f  p r e m i s e s  4 8 6 1  Blagden  
Avenue, N,.C!. The f r o n t  e n t r a n c e  of s a i d  p r e m i s e s  i s  n e x t  
d o o r  t o  t h e  r e a r  e n t r a n c e  o f  t h e  s u b j e c t  s c h o o l  p r o p e r t y .  
The s i d e  e n t r a n c e  i s  e x a c t l y  o p p o s i t e  t h e  s i d e  e n t r a n c e  
l e a d i n q  t o  t h e  basement  of tlie s u b l e c t  s c h o o l  p r o p e r t y .  
This opponen t  a r g u e d  t h a t -  t h e  q u a l i t y  of  h e r  life arid t h e  
~ i a l u c  o f  h e r  p r o p e r t y  would be a d v e r s e l y  a f f e r t e d  i f  t h e  
p roposed  r e l i e f  i s  g r a n t e d  b a s e d  upon t h e  Eo l l cwinq :  

a. The l e a s t  a t t r a c t i v e  and  most  u n s i g h t l y  f e a t u r e s  
of any b u i l d i n g  a r e  l o c a t e d  in t h e  r e a r  o r  a t  t h e  
s i d e ,  n o t  i n  t h e  f r o n t .  T h i s  means t h a t  t h e  
n e c e s s a r y  t r a s h  d u m p s t e r s ,  f i r e  e s c a p e s B  p a r k i n g  
f i . c i l i t i e s  e t c . ,  will b e  l o c a t e d  i n  c l o s e  
p r o x i m i t y  e i t h e r  t o  h e r  f r o n t  o r  h e r  p a t i o  
e n t r a n c e  o r  h o t h .  The d i s t a n c e  from t h e  p r o p e r t y  
l i n e  t o  t h e  m i d d l e  of h e r  f r o n t  wa lk  i s  less  t h a n  
e i g h t  f e e t .  The d i s t a n c e  iron- t h e  p r o p e r t y  l i r ,e  



BZA A p p l i c a t i o n  N o .  1 3 9 8 5  
Page 7 

t o  t h e  m i d d l e  o f  h e r  s i d e  p a t i o  1s less  t h a n  
twenty- f  i v e  f e e t  Ir? a d d i t i o n  I t r u c k s  makinq 
d e l  i v e r i e s  and v a n s  t r a n s p o r t i n g  s t u d e n t s  would 
u s e  t h e  s i d e  ClriT7ewa.y which now e x i s t s  a t  t h e  s i d e  
o f  t h e  p r o p e r t y  n e a r e s t  h e r s ,  si~ce t h e r e  is now 
no  rear v e h i c u l a r  a c c e s s  f r o n  4842 -- 1 6 t h  S t r e e t  
o n t o  Blagden  Avenue. l i h e r e a s  t h e s e  u n s i g h t l v  
c o n d i t i o n s  c u r r e n t l y  cxick t o  some s m a l l  d e g r e e ,  
t h e y  c a n  b e  e x p e c t e d  t o  d r a s t i c a l l v  i n c r e a s e  f o r  
t h e  p roposed  s c h o o l  of s i x t y - f i v e  t e e n - a g e  
s t u d e n t s  p l u s  e i g h t  f a c u l t y  m e m b e r s .  

b ,  The a t t e n d a n t  n o i s e  and  t r a f f i c  f o r  a t  l e a s t  f i v e  
d a y s  e a c h  week and  n i n e  months o u t  of e a c h  y e a r  
make l i f e  n e x t  d o o r  t o  a s c h o o l ,  any  s c h o o l ,  f a r  
f rom t r a n q u i l .  I n  t h e  4 6 0 0  bloc:?; of Blagden  Ave.,  
zoned f o r  s i n g l e  f a m i l y  r e s i d e n c e s ,  w h e r e  t h e  
r e s i z e n t s  a r e  of r e t i r e m e n t  age and  where  t h e  
immedia te  n e x t  door n e i g h b o r  i s  a r e t i r e d  woman 
who h a s  s p e n t  h e r  e n t i r e  work ing  l i f e  i n  s c h o o l s  
and  t e a c h i n g ,  t h e  t h a u q h t  of r e t i r i n g  Lo a l i f e  o f  
l i s t e n i n g  t o  t h e  i n c e s s a n t  n o i s e  of s i x t y - f i v e  o r  
more ,  modern d a v ,  t e e n a g e r s  engaged i n  f r e e  and  
u n f e t t e r e d  i n d i v i d u a l  l e a r n i n g  i s  d e e p l y  
d i s t u r b i n g .  

c. The r e s i d e n t i a l  ambience of t h e  ne ighborhood  wouid 
b e  f u r t h e r  e r o d e d ,  when t h e  s c h o o l  i s  added  t o  t h e  
e x i s t i n g  c h u r c h ,  n u r s e r y  s c h o o l ,  boys  c l u b  and day  
care  c e n t e r ,  The b l o c k  i s  a l r e a d y  s a t u r a t e d  by 
n o n - r e s i d e n t i a l  i n f l u e n c e s ,  and  one  more would 
n e g a t i v e l y  a f f e c t  t h e  q u a l i t y  o f  l i f e .  

29. The Board i n  a d d r e s s i n g  t h e  c o n c e r n s  of t h e  
o p p o s i t i o n  f i n d s  a s  fo l lows : :  

a ,  The a p p l i c a n t  i s  s e e k i n g  i t s  r e l i e f  t h r o u g h  a 
s p e c i a l  e x c e p t i o n  and  n o t  a u s e  v a r i a n c e .  The re  
i s  no b u r d e n  on t h e  a p p l i c a n t  t o  p r o v e  t h a t  t h e  
s u b j e c t  s i t e  c a n n o t  b e  used  f o r  r e s i d e n t i a l  
p u r p o s e s .  

b .  Any " i n t r u s i o n  o f  o r g a n i z a t i o n s  i n t o  t h e  
ne iqhborhood"  would b e  s u b j e c t  t o  t h e  Zoning 
R e g u l a t i o n s ,  I f  n o t  p e r m i t t e d  a s  a m a t t e r - o f -  
r i q h t ,  earh o r g a n i z a t i o n  would t h e n  be s u b j e c t  t o  
a p p r o v a l  by t h e  RZA which  would d e t e r m i n e  e a c h  
a p p l i c a t i o n  on i t s  own m e r i t s .  The R e g u l a t i o n s  do 
n o t  p r o v i d e  f o r  a c u m u l a t i v e  impac t  t e s t .  

c .  I f  a n  o r g a n i z a t i o n  exceeded  t h e  u s e  p e r m i t t e d  by 
t h e  B Z R  o r  t h e  Zoning R e g u l a t i o n s ,  t h e n  s u c h  
o r g a n i z a t i o n  wouid b e  s u b j e c t  t o  t h e  e n f o r c e m e n t  
p o l i c i e s  of t h e  o f f i c e  of t h e  Zoning 
A d m i n i s t r a t o r .  
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d. 

e. 

f. 

F i e  

h. 

T h e  relief, as hereinafter conditioned, would 
provide the community and the RZA the opportunity 
to reevaluate any parking issue after a period of 
rive years. 

T h e  relief as hereinafter conditioned precludes 
non-school related activities on the subject 
prerni se s .I 

Approval of the application, with conditions 
related to landscaping, parking spaces and a 
limitation on enlargement of the paved area, will 
not create the deleterious effects anticipated by 
the opposition. 

Rased on the history of the subject school and the 
evidence of many witnesses, the Board does not 
anticipate that the immediate environment will be 
adversely affected by noise I trazfic debris and. 
pollution. 

The i s s u e  of the value of property being adversely 
affected by the presence of a school is subjective 
and speculative + No probative evidence was 
introduced in support of this concern. 

CONCLUSIONS OF LAi7 AND OPINION: 

Based upon the record the Board concludes that the 
applicant is seeking special exception and variance relief. 
T o  grant the special exception relief, the Board nust find 
that the applicant has complied with the provisions of 
Paragraph 3101.42 of the Zoning Regulations. Rased on the 
findings of fact the Board concludes that the applicant has 
met its burden of proof. The school is so located and with 
the conditions imposed by the Board, is not likely to become 
objectionable to adjoining or nearby property because of 
noise, traffic, number of students, or otherwise objection- 
able conditions. Ample parking space is provided to accom- 
modate the students, teachers and visitors likely to come to 
the site by automobile. The Board further concludes that 
the special exception can be granted as in harmony with the 
general- purpose and intent of the Zoning Regulations and 
will not tend to affect adversely the use of neighboring 
property 

As to the variance relief, the Board concludes that 
this constitutes an area variance, the granting 0 2  which 
requires proof of a practical difficulty upon the owner of 
the property arising out of some unique or exceptional. 
condition of the property. The irregular shape of the lot, 
the slope of the site, and the location of the building in 
relation to the existing mature trees and other landscaping 
on the lot restricts the number of spaces available on the 
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s i t e  t o  t h r e e  rr?it:'?out v a r i a n c e  r e l i e f  f o r  a d d i t i o r . a l  spaces, 
The Board c o n c l u d e s  t h a t  this c o n s t i t u t e s  t h e  p r a c t i c a l  
difficulty The a p p l i c a n t  h a s  Sugges t eZ  a l t e r n a t i v e  p l a n s  
f o r  p r o v i d i n g  p a r k i n g  on site. I t  i s  t h e  Board's op in ios -  
t h a t  t h e  a l t e r n a t i v e s  would d e s t r o y  t h e  b e a u t y  of the site, 
Green ereas would have  t o  b e  paved  over .  The c l u s t e r  of 
cars  would d e t r a c t  fron t h e  o r d e r l L n e s s  of t h e  g r o u n d s  anC 
l a n d s c a p i n g .  T h i s  i s  no5 n e c e s s a r y ,  based on F i n d i n g  rJos. 
20 t h r o u g h  2 4 .  The Board will condit:on t h f ;  g r a n t  tc 
:3rovidinq on ly  t h r e e  s p a c e s  on site, and  hereby a p p r o v e s  
s u c h  v a r i a n c e s  f r o m  t h e  number of spaces a n 6  t h e  access ,  
aisle eiFdth and location r e a u i r e m e n t s  a s   re n e c e s s a r y  t o  
provi2.e such  spaces i n  a c c o r d a n c e  w i t h  t h i s  o r d e r  

The Goerd  i s  c o c c e r n e d  a b o u t  t h e  p o t e ~ t i a l  i m p a c t  of 
t h e  School  on t h e  cornnunity a s  far as p a r k i n q  i s  c o n c e r n e d ,  
While t h e  3oarc^ has  founc? an e x c e p t i o n a l  c o n d i t i o n  of t h e  
p r o p e r t y  and a p r a c t i c a l .  d i f f i c u l t . \ i  i n h e r e n ?  i n  t h e  l a n d ,  
t h e  Eozrd b e l i e v e s  that it must iinit i t s  a~proval of t h e  
p a r k i n g  v a r i a n c e s  t o  a p e r i o d  of fi17e y e a r s ,  i n  o r d e r  "_a 
assess  -,he a c t u a l  impact of t h e  S c h o o l  a s  o p e r a t e d .  

The Board coricluc?es t h a t  i t  has e c c o r d e d  t o  t h e  ANC t h e  
" g r e a t  w e i g h t F '  t o  which i t  i s  e n t i t l e E .  Rccord ing ly ,  it i s  
ORCEEEP t h a - t  t h e  a p p l i c a t i o n  i s  GRP,PJTEfi SUBZECT t o  t h e  
f o l l o w i n g  C O N D I T r O N S  : 

a .  O p e r a t i o n  of  t h e  school  s h a l l  be L i m i t e d  t o  The 
So:nerset S c h o o l  

3, The  number of s t u d e n t s  skall nst exceed s i x t y - f i v e  
and  t h e  number 0 5  f a c u l t y  a n d  s t a f f  s h a l l  nct 
e x c e e d  e i g h t .  

c. There s h a l l  be wio n o n - s c h o o l - r e l a t e d  a c t i v i t i e s  on 
t h e  s u b j e c t  premises 

d .  Landscap ing  shall be i n  a c c o r d a n c e  w i t h  the site 
p l a n  markes. as E x h i b i t  No.44 A of t h e  recordJ as 
d e t a i l e d  by t h e  l e t t e r  n a r k e d  as  E x h i b i t  EJo. 44 of 
t h e  r e c o r d .  

e. Approval  o f  t h e  v a r i a n c e s  c i t e d  above  s h a l l  be f o r  
a p e r i o d  of F I V E  YEARS f rom t h e  d a t e  G €  t h i s  
o r d e r ,  The a p p l i c a n t  s h a l l  reapply to t h e  R D a r d  
p r i o r  t o  t h e  e x p i r a t i o n  of t h e  a p p r o v a l  g r a n t e d  
!-:erein f o r  e v a l u a t i o n  of t h e  p a r k i n g  situation an?. 
for p e r m i s s i o n  t o  continue t o  p r o v i d e  park i -ng  as 
set f o r t h  i n  t h i s  orc?.er. 

r Three  p a r k i n g  s p a c e s  s h a l l  be p r o v i d e d  on  t h e  
s i t e .  

- 
i. 

g -  T k r e  s h a l l  be no e n l a r g e m e n t  of t h e  e x i s t i r . 9  
?ave?. a rea  OK t h e  s i t e .  
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CY ORDER OF THE D.G. BOARD OF Z O N I N G  ADJUS’TMENT 

ATTESTED BY: 
STEVEN E, SHEF 
~xecut ive Direc tor  

FITIAL DATE OF ORDER:: 

13 9 8 5 o u d e r / B J h  


